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Agenda

• Housing Background

• Proposed Middle Housing & Smaller Single-
Family Code Updates

Comment Opportunities 

• Clarifying questions between code topics

• General Q&A after presentation

OVERVIEW
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HOUSING BACKGROUND



Zoning Basics
• Code updates focus on the existing low 

density urban residential zones:
• R1-20     Largest lot size, lowest density
• R1-10
• R1-7.5
• R1-6
• R1-5      Smallest lot size, highest density

• No rezoning proposed with this project
• Zoning one tool among many to support 

more housing development
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Housing Types

Single-family homes Accessory dwelling units (ADUs)
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Middle Housing
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Smaller, family-sized 
homes with multiple 
homes per lot
• Duplexes
• Triplexes
• Quadplexes
• Cottage Clusters
• Townhouses



7

Middle housing has unique benefits and responds to 
distinct needs in the County context:

Smaller Homes: Can suit needs of 
smaller households

Neighborhood Scale: Can be built in 
low-density areas

Less Expensive: Can be attainable for 
medium-income households
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PROPOSED CODE CONCEPTS



Use Existing Land More Efficiently

• Decrease minimum lot sizes in existing 
residential areas for single-family homes 
to allow more homes to be built
• Modest decrease of 10-20%
• Corresponding adjustments to lot 

dimensions and maximum densities
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Proposed Lot Adjustments
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R1-20 R1-10 R1-7.5 R1-6 R1-5

Average minimum lot sizes 20,000 
16,000

10,000 
8,500

7,500 
6,500

6,000 
5,500

5,000 
4,000

Average minimum lot width 100 80 70 50 50 45 45 40
Average minimum lot depth 100 90 90 90 80 65

Maximum lot coverage 50% 50% 50% 50%
55%

50%
60%

Any clarifying questions?



More Housing Variety in More Neighborhoods

• Expand duplexes, townhouses, and 
cottage housing to all zones
• Allow triplexes and quadplexes in select 

zones
• Allow new compact lot development in 

all zones
• Continue to permit ADUs in all zones
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Proposed Housing Types
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R1-20 R1-10 R1-7.5 R1-6 R1-5
Single-family homes P P P P P
Accessory dwelling units P P P P P
Duplexes X P X P X P P P
Triplex & quadplexes X X P P P

Townhouses R/A P   
(2 units)

R/A P   
(2 units)

R/A P   
(4 units)

R/A P   
(4 units)

R/A P   
(4 units)

Compact lot development P P P P P
Cottage housing X P X P P P P



Opportunity for mix of housing
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Any clarifying questions?



Maintain Neighborhood Scale

• Set compatible lot sizes for middle 
housing options and single-family 
homes
• Use tiered lot coverage to support 

additional units
• Require compact lots, triplexes and 

quadplexes to balance living and parking 
areas along the street frontage
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Proposed Lot Sizes for Middle Housing
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R1-20 R1-10 R1-7.5 R1-6 R1-5
Single-family home 16,000 8,500 6,500 5,500 4,000

Duplex 16,000 8,500 6,500 10,000 
5,500

8,000 
4,000

Triplex -- -- 6,500 6,000 5,000
Quadplex -- -- 8,000 8,000 8,000
Townhouse 4,000 3,000 2,000 2,000 2,000



Proposed Lot Coverage for Middle Housing
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Maximum lot coverage R1-20 R1-10 R1-7.5 R1-6 R1-5
Single-family home 50% 50% 50% 55% 60%
Duplex & ADU 50% 50% 55% 60% 60%
Triplex & Quadplex -- -- 60% 65% 65%
Townhouse 55% 55% 65% 65% 65%



Balanced Street Frontage

• Standards for compact lots, triplexes and quadplexes to require 
entryways and cap garages/driveways at 50% of front façade 
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Any clarifying questions?



Clustered Development Options

• Refocus existing cottage housing option 
on more clustered development
• Introduce compact lot option for more 

traditional street-oriented development
• Reduce minimum size for PUDs
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“Traditional” Cottage Clusters



Recent Cottage Project Proposal



PN 160761000
PN 108660386PN 108660388

PN 108660152

PN 108660150

PN 108660148

PN 108660146

PN 108660144
PN 160869000

PN 160754000

NE 56TH STREET

N
E 

66
TH

 A
VE

N
U

E

1

2

3

4

5

6

7

8

910

11

12

13

14

15

16

17

18

1920

21

22

23

24

25

26

27

28

29

TRACT C

TRACT B

TRACT F

2442 SF

2370 SF

2370 SF

2370 SF

2370 SF

2370 SF

2370 SF

2370 SF

2370 SF2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF
2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

2220 SF

18229 SF

6718 SF

2765 SF5'
 S

/W

5' S/W
(TYP)

20
' A

SP
H

AL
T

PR
IV

AT
E 

24
' A

LL
EY

5'
 S

/W

PRIVATE 24' ALLEY
20' ASPHALT

20
' H

AL
F-

 W
ID

TH
 P

AV
'T

30
' R

/W

5'
 S

/W
 (T

YP
)

4'
 P

LA
N

TE
R

(URBAN LOCAL RESIDENTIAL ACCESS PER CC STD DWG 13)

(U
R

BA
N

 C
O

LL
EC

TO
R

 (C
-2

) P
ER

 C
C

 S
TD

 D
W

G
 6

)

PR
IV

A
TE

 A
LL

EY
(U

R
BA

N
 A

LL
EY

 R
ES

ID
EN

TI
AL

 A
C

C
ES

S 
PE

R
 C

C
 S

TD
 D

W
G

 1
5)

4' PLANTER
2' CLEAR

8'X10' PORCH
(TYP)

43'X20' COTTAGE
2-STORY WOOD
BLDG (TYP)

43'X20' COTTAGE 2-STORY
WOOD BLDG (TYP)

CONCRETE APPROACH
PER CC STD DTL F17
(TYP)

(T
YP

)

(T
YP

)

21' PRIVATE
ALLEY

ROADWAY

74.00'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

28
.0

0'

30
.0

0'

73.80'

30
.0

0'

28
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

30
.0

0' 30
.0

0'

74.00'

30
.0

0'

30
.0

0'

74.00'

74.00'
30

.0
0'

30
.0

0'

79.00'

30
.0

0'

30
.0

0'

79.00'

79.00'

30
.0

0' 30
.0

0'

79.00'

30
.0

0' 30
.0

0'

79.00'

79.00'

30
.0

0' 30
.0

0'

79.00'

30
.0

0' 30
.0

0'

79.00'

30
.0

0' 30
.0

0'

79.00'

30
.0

0' 30
.0

0'

79.00'

79.00'

30
.0

0' 30
.0

0'

79.00'

75.00'

30
.0

0'

15
.8

5'

53.67' 24.55'

210.19'

158.00'
12.13' 12.13'

15
5.

96
'

15
6.

33
'

15
0.

00
'

15
0.

00
'

7.
50

'
7.

50
'

18.35'

2.58'12.12'6.41' 235.44'

35
.0

0'

NE 55TH STREET
(URBAN LOCAL RESIDENTIAL)

7.
50

'
7.

50
'

6.
24

'

7.
32

'

10
.1

3'

15.05'

160.77'

35
.0

0'

20' ASPHALT
ROADWAY

R
O

AD
W

AY

50' EXTG R/W

26' EXTG ASPHALT PAV'T ROADWAY

19' PROPOSED ASPHALT PAV'T

46
' E

XT
G

 R
/W

28
' E

XT
G

 P
AV

'T
R

O
AD

W
AY

5'
 E

XT
G

 S
/W

20
' E

XT
G

 S
AN

IT
AR

Y
ES

M
T

6' PUE(TYP)

39
' E

XT
G

 R
/W

28
' E

XT
G

 P
AV

'T
 R

O
AD

W
AY

5'
 S

/W
5'

 E
XT

G
 S

/W

5' S/W

4' PLANTER

10' R/W DEDICATION

TRACT E
1580 SF

TRACT D724 SF

TRACT G1333 SF

176.00'

35
8.

34
'

299.19'

TRACT A
6609 SF

2.
01

'2.01'

6&$/(�

'(6,*1('�%<�

'5$)7('�%<�

5(9,(:('�%<�

3URMHFW�1R�

5
HY
LV
LR
QV

+�
9�

��
��
:
��(
YH
UJ
UH
HQ
�%
OY
G�
��9
DQ
FR
XY
HU
��:
$
��
��
��

3+
��
��
��
��
��
��
��
�

)
D[
��
��
��
��
��
��
��
�

(
QJ
LQ
HH
UL
QJ
���
6X
UY
H\
LQ
J�
��3
OD
QQ
LQ
J

����

��� ���

1�$

-0:

00

7*-

2
3

3U
HO
LP
LQ
DU
\�
3O
DW
�	
�&
RW
WD
JH
�6
LWH
�3
OD
Q�
)
RU
�

��
WK
�$
YH
QX
H�
&
RW
WD
JH
V

$
�6
XE
GL
YL
VL
RQ
�/
RF
DW
HG
�,
Q�
&
OD
UN
�&
RX
QW
\�
:
DV
KL
QJ
WR
Q

� � � � � �

��WK�$YHQXH�&RWWDJHV
Located in the NE 14 of Section 18, T2N, R2E W.M.

Clark County, Washington

NOT TO SCALE
VICINITY MAP

SITE

Know what'sCall below.
before you dig.
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�� Proposed Asphalt Concrete

Proposed Cement Concrete

Legend

PROJECT NOTES:

APPLICANT/OWNER:
 Ginn Group LLC
 Contact: Chad Stewart
 502 NE 72nd St
 Vancouver, WA 98665
 (360) 768-5025
 chad@ginngrp.com

CIVIL ENGINEER:
 PLS Engineering
 Contact: Travis Johnson, PE
 604 W Evergreen Blvd
 Vancouver, WA 98660
 (360) 944-6519
 pm@plsengineering.com

SITE ADDRESS:
 5506 NE 66th Ave
 Vancouver, WA 98661
 Parcel Number: 160754000

EXISTING LOT SIZE:
 160754000: 118,670 sq-ft
 (2.72 acres)

GENERAL NOTES:

LAND USE:
The applicant proposes a cottage subdivision with 29 cottages located in 3 clusters. This
property will be platted with each of the cottages on its own lot. The site plan will be
reviewed in conjunction with the land division application.

The site is described as parcel # 160754000 and the site address is 5506 NE 66th Ave
Vancouver, WA 98661. The site contains 118,670sq-ft (2.72 acres) and is currently
vacant.

It is not required that the development meet the minimum lot area and lot dimension
standards of the underlying zone. All cottages maintain the following minimum setbacks:
10' from public rights of way and private street easements, 5' from external no-street
property boundaries, 18' from a street for garage doors, 2' minimum garage door setback
from an alley, and 10' minimum space between buildings.

Each cottage will at least have a single car garage with an additional parking space in
the driveway. This exceeds the requirements of CCC 40.260.073(C)(6) of 1.5 spaces per
cottage.

CCC 40.260.073(C)(9) requires 400 SF of common open space per cottage. All common
open spaces for are placed such that they are abutting cottages on at least two sides
and abutting a minimum of 50% of the cottages in the cluster.

Tract A serves as the common open space for lots 10-14,25-29. Tract B serves as the
common open space for lots 15-24. Tract C is for Private Alley. Tracts E, F and G serve
as the common open space for lots 1-9. Tract D is a landscape tract.

Each cottage has at least 200 SF of private open space with dimensions no less than 10'
at the rear of the lot adjacent to the common open space where possible.

Minimum Lot Size: 2,220 sq-ft
Maximum Lot Size: 2,442 sq-ft

TRANSPORTATION:
The site will be accessed from NE 66th Ave and NE 56th Street. NE 66th Ave is an
existing Urban Collector (C-2). Half-width improvements will be installed for this roadway.
NE 56th Street is an exiting Urban Local Residential Access roadway that will be
extended through the site with partial width improvements. The proposed Private Alley
has a 20' core roadway width and a minimum tract width of 21'. There are no roadway
segments in excess of 15%.

There is a transit stop on NE Andreson Road 1/4 mile northeast of the site. There are no
bicycle facilities within 100' of the site.

UTILITIES:
Public water and sanitary sewer connection points are located within NE 56th Street and
NE 66th Ave.

Water Purveyor = City of Vancouver
Sewer Purveyor = City of Vancouver

Nearest fire hydrant is approximately 60' to the 66th Avenue at the intersection of 55th
Street

Stormwater runoff from pollution generating surfaces will be treated and routed to
proposed infiltration trenches. Stormwater runoff from non-pollution generating surfaces
do not require treatment, and will be routed directly to proposed infiltration trenches.

ENVIRONMENT CONSTRAINTS:
There are no known water (streams, rivers, etc.) areas designated 100 year floodplain,
water bodies, unstable slopes and landslide hazard areas, significant wildlife habitat or
vegetation areas, known significant historical resources or wetland areas on this site.
The site is mapped as being within a Category 2 Critical Aquifer Recharge Area.

Proposed Common Open Space
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Additional Interest in 
Alternative Layouts



Proposed Cottage and Compact Lot Standards
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Cottages Compact Lots

Project Size Clusters of 4-12 homes, 
no maximum <3 acres

Density 2x underlying zone 2x underlying zone
Unit Size Max 1,600 SF none
Height 25 ft 35 ft

Open Space Common open space
Private yards optional Private yards

Orientation
Homes facing common 
open space, street or 

pedestrian paths

Homes facing street, 
req’d street frontage 

elements

Any clarifying questions?



Off-Street Parking Adjustments

• Prioritize room for housing by reducing 
parking minimums
• Reduce cottage parking to one space per 

unit
• Set duplex, triplex and quadplex parking at 

one space per unit
• Shift guest parking for townhouses onto 

shared street parking
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Proposed Parking Minimums
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Minimums
Single-family home 2 spaces/unit
Duplex 2 1 space/unit
Triplex 2 1 space/unit
Quadplex 1.5 1 space/unit

Townhouse 2.5 2 space/unit
1 space per 3 units guest parking

Cottage dwelling 1.5 1 space/unit

Compact lot 1.5 1 space/unit
1 space per 3 units guest parking

Accessory dwelling unit 0 space/unit



Streamline Permitting Processes

• Apply clear standards and non-
discretionary reviews for housing
• Building-permit level review for single-

family homes, ADUs, duplexes, townhouses
• Type I review for triplexes and quadplexes
• Type II site plan review for cottages, 

compact lots, and townhouse 
developments
• Separate subdivision review
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Any clarifying questions?



QUESTIONS?
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Review code and provide additional comments:
https://clark.wa.gov/community-planning/housing-options-study-and-action-plan


